Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: ad/js

	Application No: 
	3/2007/0714/P LBC

	Development Proposed:
	Partial demolition and rebuilding of front wall (additional to that covered by LBC 3/2006/0508/P) at Higher Core Farmhouse, Chipping

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage – do not wish to offer any comments on this occasion and recommend that the application be determined in accordance with national and local policy guidance, and on the basis of RVBC specialist conservation advice.  Refer to Government Office - Circular 01/2001 paragraphs 26-28.

Historic amenity societies – consulted,  no representations have been received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Joint Lancashire Structure Plan Policy 21



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Higher Core Farmhouse is a Grade II listed house of 1731. 

In August 2005 LBC was granted for a roof replacement and repair to the curtilage barn adjacent to Higher Core Farmhouse.

In September 2006 LBC was granted for the renewal of the main house roof and rear lean-to roof including removal of all rotten/fractured timber battens, ridge board and purlins and recladding with stone flags;  take down and rebuild section of front wall;  renewal of rotten timber ceiling joists and floor boards;  dry-lining interior walls and replacement of plaster ceilings in eastern section.  As part of this application a structural report, bat and wildlife survey and building record was submitted.

LBC is now sought for further demolition of the front wall including the first floor window in the second bay and the historic date stone.  A Justification Statement refers to a pre-start meeting with the contractor on 30 May 2007 where it became apparent that there had been recent movement to the central upper wall section of the front – no doubt caused by settlement of the roof truss.  Emergency propping work was carried out to arrest any further movement.  A letter from the structural engineer states that the wall deformation had occurred within the three months before 20 June 2007 and is of more concern structurally than the historic deformation identified in 2005.  

The justification statement states that the additional area of wall will be taken down and rebuilt in exactly the same way as the adjoining section of wall.  However, the previous application only refers to “This section to be rebuilt with outer stonework to match existing.  Ground floor inside of the front wall to be dry lined”.  Therefore, I would suggest conditions be attached establishing wall reconstruction method.  I would also suggest a condition be attached establishing the method of wall demolition so as to safeguard details such as the plaque and to ensure that walling which is not identified for demolition does not collapse.  

The structural engineer’s letter and the proposed plan refer to replacement of the existing unauthorised uPVC window with a two/two sash.  However, the list description and a photo previously submitted by the agents from the 1950s suggest an 8/8 sash to be appropriate.  

The proposed plan includes “Pick out mortar joint of all remaining wall area and repoint in approved sand/cement mortar”.  It has not been established that repointing or the potentially damaging removal of existing sand/cement pointing is necessary.  The use of a sand/cement mortar would not appear to be in accordance with good conservation practice.  

I am mindful of English Heritage’s comments and the absence of comment from the historic amenity societies and would recommend that listed building consent be granted with conditions addressing the above issues.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed loss of historic fabric is justified and the works, therefore, have an acceptable impact upon the character and setting of the listed building.

	RECOMMENDATION: That conditional listed building consent be granted.


DATE INSPECTED: 














